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FACTSHEET

TITLE: COMPREHENSIVE PLAN AMENDMENT NO.
03014, by the Director of Planning, at the request of Kent
Seacrest, on behalf of Ridge Development Company and
Southview, Inc., to amend the 2025 Lincoln/Lancaster
County Comprehensive Plan, to move the Community
Center commercial designation from S. 40th Street and
Yankee Hill Road to S. 27th Street and Yankee Hill Road;
to move the Neighborhood Center designation from S.
27th Street and Yankee Hill Road to S. 40th Street and
Yankee Hill Road; and to change the land use plan to
designate property to the northwest  of S. 27th Street and
Yankee Hill Road as commercial.

STAFF RECOMMENDATION: Approval.

SPONSOR:  Planning Department 

BOARD/COMMITTEE:  Planning Commission
Public Hearing: 05/21/03
Administrative Action: 05/21/03

RECOMMENDATION: Approval (6-0:  Carlson, Larson,
Duvall, Taylor, Steward and Schwinn voting ‘yes’; Bills-
Strand and Krieser absent).

FINDINGS OF FACT:  

1. The staff recommendation to approve this request  is based upon the “Status/Description”,  “Comprehensive
Plan Implications” and “Conclusion” as set forth in the staff report on p.2-5, concluding, in part, that the
Community Center designation and increase in commercial area is appropriate since it should not increase the
overall traffic impact. There are several items in the draft site plan that will need to be revised in order for the
site plan to conform to the goals of the plan, but these items can be addressed through the use permit.

2. The applicant’s testimony is found on p.6.

3. Testimony in opposition is found on p.6-7, and the record consists of two letters in opposition (p.15-16),
including the Friends of Wilderness Park.  The issues of the opposition include increased  pressure to widen
27th Street between South Street and Highway 2; the potential negative impact of moving two larger commercial
centers closer to Wilderness Park; and the potential impact on stormwater planning. 

4. The record also consists of a letter from Mark Hunzeker on behalf of property owners on the northeast,
southeast and southwest corners of South 40th Street and Rokeby Road, taking exception to the elimination
of a community commercial center in the vicinity of 40th & Rokeby Road (p.17-19).  Comprehensive Plan
Amendment No. 03020 is the request by Mr. Hunzeker’s clients for a commercial “Community Center”
designation at 40th & Rokeby Road, which was heard and recommended for approval by the Planning
Commission on June 11, 2003.   

5. On May 21, 2003, the Planning Commission agreed with the staff recommendation and voted 6-0 to recommend
approval.
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2003 COMPREHENSIVE PLAN ANNUAL REVIEW

Comprehensive Plan Amendment No. 03014
27th & Yankee Hill Road 

Community Commercial Center

Applicant Location Proposal

Kent Seacrest for Ridge
Development Company and
Southview Inc.

North side of Yankee Hill Road
from the west side of 27th Street
to 40th Street.

see below

Recommendation: Approval
The Community Center designation and increase in commercial area is appropriate since it should not
increase the overall traffic impact. There are several items in the draft site plan that will need be
revised in order for the site plan to conform to the goals of the plan, but these items can be addressed
through the use permit.

Status/Description

The applicant is proposing to 

1) Move the Community Center commercial designation from 40th and Yankee Hill Road to 27th and
Yankee Hill Road,

2) Move the Neighborhood Center designation from 27th and Yankee Hill Road to 40th and Yankee Hill
Road, and

3) Change the land use plan to designate property on the northwest of the corner of 27th and Yankee
Hill Road as commercial.

The northeast corner of 27th and Yankee Hill Road already has approximately 35 acres of B-2 commercial
and O-3 office zoning and a use permit for approximately 325,000 SF of predominately retail uses. The northwest
corner of 27th and Yankee Hill Road has an apartment complex under construction and approximately 16 acres of
vacant land that are designated for urban residential uses that is proposed for commercial use in this application.
Property further to the west and north are under development with single family uses as part of the Stone Ridge
subdivision.

The applicant is working on a draft site plan for the property northeast and northwest corners of 27th and
Yankee Hill Road. The northwest property is proposed for a grocery store and retail uses. The northeast corner would
include a auto dealer and retail uses. 

The northwest corner of 40th and Yankee Hill Road is also zoned B-2 and O-3, but does not yet have a use
permit. The majority of this report covers the applicant’s property at 27th and Yankee Hill Road.

Comprehensive Plan Implications

On page F 40 of the Plan it states: “For the purpose of the Comprehensive Plan, Commerce Centers have
been divided into three separate size categories. The size differences reflect the differing impacts that the centers
have on adjacent land uses and the public infrastructure. The three categories of Commerce Centers are:
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1 - Regional Centers (R)
2 - Community Centers (C)
3 - Neighborhood Centers (N)”

In terms of size, 

Regional Centers are over 1 million square feet in size. 

Community Centers  “may vary in size from 300,000 to nearly a million square feet of commercial
space. Typically, new Community Centers will range from 300,000 to 500,000 square feet.” (Page
F 45) 

Neighborhood Centers typically range in size from 150,000 to 250,000 square feet of commercial
space. Existing centers may vary in size from 50,000 to 300,000 square feet. (Page F 46)

In South Lincoln, in the area from 14th to 40th Street, generally south of Pine Lake Road, the Plan  designates
the following centers: 

1) A Neighborhood Center on northeast corner of 27th and Yankee Hill Road
2) A Neighborhood Center to the southeast of 27th and Yankee Hill Road
3) A Community Center on the northwest corner of 40th and Yankee Hill Road
4) A Community Center ½ mile south of Yankee Hill Road on S. 40th Street

The northwest corner of 27th and Yankee Hill Road is designated for future urban residential use. In addition,
a Regional Center is designated at 27th and Pine Lake Road (South Ridge/ SouthPointe Pavilions). The intersection
of 14th and Yankee Hill Road has a Community Center on the northeast corner and a Neighborhood Center on the
southeast.

There are two separate, but related, Comprehensive Plan amendments at 27th and Yankee Hill Road:

Amendment #03014 North Side of S. 27th and Yankee Hill Road by Kent Seacrest on behalf of Ridge
Development Company and Southview Inc.

Amendment #03015 South Side of S. 27th and Yankee Hill Road by J. Michael Rierden on behalf of
Lincoln Federal Savings Bank to move the Community Center commercial designation from 40th and ½ mile
north of Rokeby Road to 27th and Yankee Hill Road and move the Neighborhood Center designation from
27th and Yankee Hill Road to 40th Street, ½ mile north of Rokeby Road.

Potentially, these two amendments could be complimentary, and lead to development of an integrated
commercial center, though they are being developed by different developers. 

Many of the details of how this proposed amendment may or may not conform to the Comprehensive Plan
are dependent upon specific site plans for all three corners of this intersection. As stated in the Comprehensive Plan,
a new Community Center should have approximately 300,000 to 500,000 square feet. The Plan offers an incentive
for projects to develop with more square feet, if certain incentive criteria are met. 

Currently, draft site plans for these two amendments total approximately 800,000 sq. ft. Presently the draft
site plans for the northeast and northwest corners have not yet met the incentive criteria to develop with additional
square feet. Specifically these plans: 

The center shall be located in a neighborhood with greater residential density, than is typical for a
suburban area, and the center itself contains higher density residential uses (density above fifteen
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dwelling units per acre) integrated within the development. This criteria is mandatory for any center
proposing to utilize the incentive.

On the northeast corner the Stone Ridge apartment buildings are under construction with
approximately 6.1 dwelling units per acre (120 units on 19.8 acres). The apartment density is lower
because this project includes a large detention pond. Without the pond, the density may be closer to
12 units per acre. Single family attached units are proposed to the east with approximately 8.6
dwelling units per acre. The Lincoln Housing Authority owns land further to the east for multi-family
development as well. Additional townhome development west of 27th Street in the Stone Ridge
subdivision, immediately north of the expanded commercial area is also under consideration.

Provide a significant mix of uses, including office, service, retail, residential and open space — far
more than typical single use centers. Multi-story buildings are encouraged.

The proposal includes less than 10% of the floor area in office use. There is not any open space,
other than yards in setbacks. No multi-story buildings are proposed.

Integrate some light industrial or manufacturing uses within the center (does not apply to
neighborhood centers).

No industrial uses are included in the center.

Provide public amenities such as recreational facilities, significant open space, plazas, public squares
and other types of public facilities or meeting areas.

No public facilities, other than a bike trail along Yankee Hill Road are proposed.

Are supported by a street network with significant traffic capacity in the future, rather than on streets
that already have significant commercial development.

Several locations along S. 27th Street are projected to be at or over capacity as the Plan is built out.
Particularly, S. 27th and Old Cheney Road has significant capacity issues in the long term. Yankee
Hill Road does have some capacity in the long term. However, the northeast corner is already
approved for approximately 325,000 SF of primarily retail space. The traffic impact appears to be
similar to the already approved plan compared to the revised plans for the northeast corner together
with the northwest corner are only 350,000 SF. The Public Works and Utilities Department states
that a traffic impact analysis will be needed to review the impact.

Provide for even greater pedestrian orientation in their layout, physical arrangement of buildings and
parking —buildings shall be oriented to pedestrians.

The primary pedestrian corridor will be Grainger Parkway and S. 30th Street. The proposed plan
orients some buildings to Grainger Parkway. However, S. 30th Street has intensive commercial uses
which are not conducive to a pedestrian environment.

Provide for transit opportunities in the center design.
 

Grainger Parkway and S. 30th provide an opportunity for bus service to circulate through the area.
However, a transit stop and greater density to support transit are not apparent.
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Conclusion

As of this writing, the applicant had not yet provided a site plan for the northeast and northwest  of 27th and
Yankee Hill Road that meets the incentive criteria of the Comprehensive Plan. While the commercial area will
expand, the applicant is not proposing to significantly expand the amount of floor area, which will only increase from
approximately 325,000 to 350,000 SF over both locations.

It appears that the site plan could be altered to meet the incentive criteria to permit the expanded commercial
area. Issues such as the addition of office space, appropriate transitions, extensive buffers and landscaping, an
integrated architectural design, pedestrian connections and orientation, and open space available to the public have
not yet been adequately addressed. The applicant may be slightly under the incentive criteria for residential density.
However, much of the adjacent site is already developed. The neighborhood does include land for the Lincoln Housing
Authority (LHA) to develop low and moderate income housing and a mix of housing types – which the Plan
encourages -- and the density of the LHA future development is unknown.

When the specific site plan is formally submitted as part of a use permit it will be reviewed to determine that
it meets the criteria of the plan. Once it meets the criteria, then the land northwest of 27th and Yankee Hill Road
should be appropriate for commercial zoning. The Community Center designation is appropriate for the overall
development of the property in this vicinity.

This amendment will also clarify that the northwest corner of 40th and Yankee Hill Road should develop as
a Neighborhood Center, since the Community Center will be at 27th and Yankee Hill Road. The amendment will also
clarify that the previously approved Wilderness Woods office park at 14th and Yankee Hill Road is a part of the
Community Center at 14th and Yankee Hill Road. This office park was approved in 1998 as part of the Ridge
Development and Southview Inc. project which included the commercial uses at 27th and Yankee Hill Road and 40th

and Yankee Hill Road.

Amend the Comprehensive Plan as follows:

1. Amend the”Lincoln/Lancaster County Land Use Plan”, figure on pages F 23 and F 25, to change the area
from Urban Residential to Commercial land uses as shown on the attached plan.

2. Amend the “Existing and Proposed Commerce Centers” on Page F 41 as shown on the attached map to:

a. On the northeast corner of 27th and Yankee Hill Road delete the Neighborhood Center and instead
designate a Community Center as “Unbuilt Approved Center (Site Specific)” for the intersection of
27th and Yankee Hill Road.

b. On the northwest corner of 40th and Yankee Hill Road, delete the Community Center and instead
designate a Neighborhood Center as “Unbuilt Approved Center (Site Specific)”.

c. To the southeast of 14th and Yankee Hill Road delete the Neighborhood Center and instead move
the Community Center “Unbuilt Approved Center (Site Specific)”  to cover both the northeast and
southeast corners. 

3.   Amend the list of developing centers Community Centers on page F 46 as follows:

C “S. 40th and Yankee Hill Road”

4.        Amend the list of proposed locations of future Community Centers on page F 46 as follows:

C “S. 27th and Yankee Hill Road”



-6-

COMPREHENSIVE PLAN AMENDMENT NO. 03014

PUBLIC HEARING BEFORE PLANNING COMMISSION: May 21, 2003

Members present: Carlson, Larson, Duvall, Taylor, Steward and Schwinn; Krieser and Bills-Strand absent.

Staff recommendation: Approval.

Proponents

1.  Kent Seacrest appeared on behalf of Ridge Development and Southview, Inc., the applicants.  This
amendment deals with the northeast and northwest corners of 27th and Yankee Hill Road and the northwest
corner of 40th & Yankee Hill Road.  The current Comprehensive Plan shows the “N” (Neighborhood Center)
symbol at 27th and Yankee Hill Road, and shows the bigger “C” (Community Center) symbol at 40th and
Yankee Hill Road.  These two areas have been annexed and zoned and the request is to flip the
designations so that the “C” would be on 27th and the “N” use would be designated on the 40th street corner.
The rationale for this deals with auto and truck sales.  The applicants have a purchase agreement with a
significant auto dealer being displaced by the Antelope Valley project, and they would like to be on the 27th

Street corner at Yankee Hill Road as opposed to 40th Street.  After meeting with the Planning Director, it has
been agreed that the dispersement policy is not what is in the best interest of auto sales.  They generally
follow in clusters.  It was also agreed that the Comprehensive Plan never did deal with the designations for
location of these dealerships.  There is hardly any change in square feet by doing this change.  There is not
much change in traffic, either, because the auto dealership is not a heavy traffic generator.  The bottom line
is that the staff is supporting this switch.  

Steward inquired whether there is any impact on Wilderness Park with a neighborhood commercial center
designation adjacent to a corner circumstance in close proximity to Wilderness Park.  Seacrest stated that
the closest corner is 27th and Yankee Hill Road. This would be at least 1 to 1.25 miles from Wilderness
Park, so he does not believe the project will impact the park.   He believes the main concern in the letter
from the Friends of Wilderness Park is the traffic.  With the car dealership land use the traffic is not high
intensity.  

Opposition

1.  Mike Carlin testified on behalf of the Friends of Wilderness Park.  His comments relate to both
Amendment No. 03014 and Amendment No. 03015.  Each of these amendments would take commercial
community centers (300,000 to 1,000,000 sq. ft.) and swap places with areas on 27th that are commercial
neighborhood centers (150,000 to 250,000 sq. ft.), thus taking the two larger commercial areas from 40th

Street to 27th Street.  Carlin submitted that the Comprehensive Plan takes into account all development and
growth related factors as they relate to each other.  Carlin suggested that approving these two amendments
will tip that balance and will have a negative effect on the city and its residents.  The Comprehensive Plan
placed these centers so that the roads could effectively handle the traffic coming from these developments.
He believes this will increase the pressure to widen 27th Street between South Street and Hwy 2.  The area
at 27th and Yankee Hill Road is sewerable and he believes this is the reason behind this request.  It appears
that the amendments are requested to take advantage of that fact and build where they can build now.  

Carlin believes that the proposed amendment to the land use plan will also require amendment to the Upper
Salt Creek Stormwater Master Plan.  He observed that some stormwater master plans have a tendency
to be slow to be funded.  Beal Slough was completed in 1999 and the last he heard it was about 20%
funded.  Irreparable damage can be done in a drainage basin before the stormwater control measures can
be taken.  
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In addition, Carlin pointed out that this moves the two larger commercial centers closer to Wilderness Park.
It just does not make sense to him to make this change.  If this occurs and if the traffic does bottleneck on
27th, at some point someone is going to come back forward to put a road through Wilderness Park and will
use this as ammunition.  
  
2.  Len Schroff(sp), farmer from Fillmore County, testified in opposition.  He previously testified at a
City/County joint hearing in opposition to running a road through Wilderness Park at Yankee Hill Road.  He
is against anything that would advance the idea of a road across Wilderness Park at Yankee Hill Road.  He
believes that moving the commercial development to 27th and Yankee Hill Road might be “a foot closer in
the door”.  

COMPREHENSIVE PLAN AMENDMENT NO. 03014
ADMINISTRATIVE ACTION BY PLANNING COMMISSION: May 21, 2003

Duvall moved approval, seconded by Larson.  

Duvall agrees that 27th is going to be very busy, but that’s where the growth is going to be for the southwest
part of town.  

Steward’s comments refer to both Amendment No. 14 and Amendment No. 15.  He will support this motion
based upon the depth of thinking that the proposers have put into the land use pattern.  He believes it is
innovative and he believes it will take some of the traffic pressures off that we would otherwise see, which
therefore suggests that design thinking and more detailed planning can make a difference.  

Carlson agreed with Steward.  There was a potential traffic concern but a deeper look suggests that we
may be creating some traffic opportunities.  He believes there will be opportunity for cross-town motion. 
Schwinn pointed out that there are a lot of people that live in this neighborhood and there was no testimony
in opposition.  

Motion for approval carried 6-0: Carlson, Larson, Duvall, Taylor, Steward and Schwinn voting ‘yes’; Krieser
and Bills-Strand absent.


























